
An Asset Management System for Social Housing 

Background 

Asset management (AM) was pioneered in New Zealand and Australia in the 1980s and has been 

adopted by a number of businesses in the UK. In particular it has featured heavily in OFWAT’s 

regulation of the water industry in England and Wales where systems were standardized and 

methodologies refined. These procedures and systems have been used in many countries across the 

world enabling water (and other) undertakings to produce investment programs to look after their 

assets in the longer term. 

Introduction 

There is a noticeable lack of consistency in the housing industry involving these practices which have 

become commonplace in other industries. Research into the literature for AM in the housing sector 

reveals that there are systems and guidance notes and some organised methodology, however, the 

linkage between condition assessment and levels of service is rarely made. This paper is about 

adapting these principles so that they may be easily adopted by any business or local government 

body which is responsible for the management of a housing stock leading to a prioritized investment 

programme as part of an asset management strategy. 

There are many ways in which AM may be implemented and consistency is notably lacking in most 

areas. Some businesses see it as a driver covering the replacement or refurbishment of assets 

nearing the end of their useful life. Others see it as an all-encompassing system covering most 

aspects of the business. The merits of these contrasting approaches are discussed in: 

http://felixschrodinger.wordpress.com/2010/11/13/asset-management-%E2%80%93-two-very-

different-approaches/ 

Whichever is to be adopted is a matter for the directors of the business. 

How Asset Management Works 

This is best illustrated in diagrams which show the interrelationship of the components centred on 

the asset inventory: 

http://felixschrodinger.wordpress.com/2011/08/08/asset-management-presentation/ 

Slides 6 and 7 show the high level relationship of AM with other components of the management 

system and slide 29 shows a detailed view of how the inputs and outputs of the asset management 

system is centred on the inventory. 

The inventory is normally a spreadsheet or simple database which includes all of the information 

relating to the assets to be included. In the case of housing stock, a single table or spreadsheet may 

suffice but if different types of property are to be included then separate tables may be required, 

even though the processes will be the same. The inventory will normally consist of inputs: 

 Asset data 

 Condition grades 

http://felixschrodinger.wordpress.com/2010/11/13/asset-management-%E2%80%93-two-very-different-approaches/
http://felixschrodinger.wordpress.com/2010/11/13/asset-management-%E2%80%93-two-very-different-approaches/
http://felixschrodinger.wordpress.com/2011/08/08/asset-management-presentation/


 Performance grades based on ‘levels of service’ 

 Asset lives 

 Cost data 

And will enable outputs: 

 Ad hoc reports 

 Prioritization for the investment program 

 Current valuation 

Each of these aspects will be discussed in some detail in the chapters which follow. 

Asset Data 

For a housing stock the following data is required: 

 Unique identifier 

 Address 

 Type of property – e.g. house, bungalow, flat, maisonette, sheltered 

 Sub type - e.g. detached, semi, mid/end terrace 

 In the case of flats – the floor level 

 Number of bedrooms 

 With garage or not 

 Construction – brick, concrete, wood etc 

 Builder 

 Occupied or not 

 Condition grades 

 Performance grades 

Condition Data 

Condition grading is based on what you see rather than how well the asset performs. It is not 

dependent upon how well it does its job from the occupier’s point of view which is the role of the 

performance grade. 

 

Structure 

 Structure, roof and chimney 

 Doors and windows 

 Plaster and decoration 

 Insulation 

Amenities 

 Kitchen (adequate layout/space and less than 20 years old) 

 Bathroom (appropriate location and less than 30 years old) 



Utilities 

 Electrics 

 Heating 

 Plumbing 

 Drainage 

 Communications 

Exterior 

 Garden and fencing 

 Garage and parking 

Management 

 Estate/block management 

 

The grades are: 

Grade 1 = excellent 

Grade 2 = good 

Grade 3 = adequate 

Grade 4 = poor 

Grade 5 = awful 

More detail and examples of condition grading are given in Appendix 1. 

Performance Grading 

Performance grades are loosely based on the ‘Decent Homes Standard’ (DHS) criteria contained in ‘A 

Decent Home – Definitions and Guidance for Implementation, June 2006 published by the 

Department for Communities and Local Government’ (APPENDICES 3, 4 and 5). However, whilst 

detailed and authoritative, the standard is lacking in some respects: 

 It defines many of the standards using non-compliance (negative) criteria rather than 

(positive) compliance 

 It makes no obvious distinction between ‘condition’ and ‘performance’ criteria 

 

 It is over complex in many aspects 

 

 It requires to be read in conjunction with other documents (covering risk management) and 

is not self contained 

 It has the appearance of being written by solicitors rather than practitioners and is, 

therefore, less than helpful in many respects 



Whilst the details of the DHS are contained here (as APPENDICES), it is not advocated that it be used 

in the manner described, rather it be used as a check list to ensure that all relevant criteria have 

been covered. Where differing (national?) standards are in force, the grading systems should be 

adapted using grade 3 as ‘compliance’. 

The ability to grade performance should be based on defined ‘levels of service’; these are defined 

using the same five grades listed above for condition but the assessment needs to be based on 

criteria which the occupier/customer perceives rather than condition. The following are suggested: 

 Structure 

 Energy efficiency 

 Amenity 

 Utilities 

 Access 

 External 

 Estate/block management 

Each of the criteria above should have a definition of the grades and examples are given in Appendix 

2. 

Asset Lives and Cost Data 

Proposed asset lives are shown in the in APPENDIX 5 taken from the Decent Homes standard. The 

following simplified list of asset lives is suggested along with indicative orders of cost data based on 

replacement costs rather than market values: 

 

Asset Life £ Cost 
Structure 60 years 70,000 
Roof 60 years 20,000 
Chimney 60 years 10,000 
Doors and windows 25 years 10,000 
Plaster and decoration 10 years 4,000 
Kitchen 20 years 5,000 
Bathroom 20 years 5,000 
Electrics 25 years 3,000 
Heating 20 years 4,000 
Plumbing 30 years 3,000 
Garden 50 years N/A 
Communications 10 years 1,000 

 

All of the essential data is now input to the inventory. It remains to compute the outputs from this, 

using methodologies incorporated into the software. 

  



Remaining Asset Life 

The remaining asset life (RAL) is calculated by the system using a look-up table which gives the 

percentage remaining asset life (%RAL): 

Condition 
grade 

Performance grade 

 1 2 3 4 5 

1 100 87 75 63 50 

2 87 75 63 50 37 

3 75 63 50 37 25 

4 63 50 37 25 13 

5 50 37 25 13 1 

 

The remaining asset life is calculated by multiplying the percentage remaining by the initial asset life, 

dividing by 100 to give the answer in years. 

Valuation 

Now that we have the percentage remaining asset life (%RAL), we can also use it to calculate the 

current asset value (CAV) if we multiply the asset replacement cost by the %RAL divided by 100 to 

give an answer in £. The current asset value can be used in the accounts but will differ from any 

calculations used by the accountants who use a ‘straight line depreciation curve’. Change, on a year-

by-year basis in the current value, can be used as a crude measure of deterioration or improvement 

of the whole housing stock. 

Prioritization and Programming 

Prioritization of refurbishment projects can then be based on the remaining asset lives of like 

component assets or they can be area based with a project for total refurbishment or 

demolition/replacement. Development of the ensuing programmes is best carried out manually 

based on the information produced by the AMS. When initial appraisal is complete, the component 

functional or area based projects are placed in the capital investment program alongside projects for 

new build. The timing of projects is determined within the investment program is set according to 

priorities and the availability of funding. Up to three versions of the investment program may be 

necessary: 

 The set of projects which have commenced or are about to commence; this program is 

spread over the next two years and used to monitor progress and cash flow for financial 

purposes; uses monthly data based on actual and predicted spend 

 A five year program which shows the stage of approval of each imminent project so that 

they may be shepherded through the appraisal process; uses quarterly data in the early 

years and biannual or annual in the latter years 

 A long term (25 years is typical) program showing how projects are prioritised (based on 

objectives and targets) and smoothed to allow for a manageable use of resources; it will also 

allow for the long term planning of finance; data is presented in a yearly format 

All three may use proprietary packages or simple spreadsheets.  



APPENDIX 1   Condition Grades 

The grades which follow are simply examples of how they should look. If a minimum standard is 

defined in regulations etc. then that forms the basis for grade 3. Grade 1 is then the highest standard 

achieved within the sample of assets in the group. Grade 5 is the lowest standard experienced in the 

locality; grades 2 and 4 are interpolated. 

Structure 

Condition grade for the structure, roof and chimney 

Grade Description Definition 

1 Excellent As new 
 

2 Good Free from all defects, watertight with no sign of dampness 
 

3 Adequate Only minor defects, watertight and no sign of dampness, no infestation 
 

4 Poor Some significant defects, occasional leakage or dampness, slight 
occasional infestation 

5 Awful Significant defects, structurally unsound, leakage and/or dampness, 
regular serious infestation 
 

 

Condition grade for the doors and windows 

Grade Description Definition 

1 Excellent As new, double glazed uPVC 
 

2 Good uPVC less than 10 years old 
 

3 Adequate uPVC more than 10 years old 
 

4 Poor Wood or uPVC with some defects 
 

5 Awful Unsound wood with significant defects 
 

 

Condition grade for the plaster and decoration 

Grade Description Definition 

1 Excellent As new with tasteful decoration 
 

2 Good Plaster sound with reasonable standard of decoration 
 

3 Adequate Plaster sound with questionable decoration 
 

4 Poor Plaster has some defects and poor decoration 
 

5 Awful Unsound plaster, flaking or coming away in large areas 
 



 

Condition grade for the insulation 

Grade Description Definition 

1 Excellent As new, exceeds full specification* comfortably; installed within last 
five years 

2 Good Close to full specification installed within last ten years 
 

3 Adequate Three out of four main insulations meet full specification 
 

4 Poor Only two insulations meet specification; installed over ten years ago 
 

5 Awful Only one or no insulation meets specification; installed over 20 years 
ago 

 

* 200mm loft insulation, double glazing, draught proofing, cavity wall insulation 

 

Amenity 

Condition grade for the kitchen/utility 

Grade Description Definition 

1 Excellent Good space and layout and less than 5 years old; includes washing 
machine, fridge/freezer and dish washer  

2 Good Good space and layout and less than 10 years old; includes washing 
machine and fridge/freezer 

3 Adequate Adequate space/layout and less than 20 years old; Includes washing 
machine and fridge 

4 Poor Poor space/layout and more than 20 years old; may not include 
appliances 

5 Awful Very poor space/layout and more than 20 years old; may not include 
appliances 

 

 

Condition grade for the bathroom and toilet 

Grade Description Definition 

1 Excellent As new, bath, shower and separate toilet 
 

2 Good Less than 15 years old with bath or shower and toilet 
 

3 Adequate Less than 30 years old with bath or shower plus toilet 
 

4 Poor More than 30 years old with bath or shower plus toilet 
 

5 Awful More than 30 years old and in very poor condition 
 

 



Utilities 

Condition grade for the electrics 

Grade Description Definition 

1 Excellent As new 
 

2 Good Less than 15 years old with circuit breaker 
 

3 Adequate Less than 25 years old, with circuit breaker 
 

4 Poor More than 25 years old with fuses but passes tests 
 

5 Awful More than 25 years old and fails safety tests 
 

 

 

Condition grade for the heating 

Grade Description Definition 

1 Excellent As new with grade A boiler 
 

2 Good Less than 10 years old with grade A or B boiler; no breakdowns 
 

3 Adequate Less than 15 years old with grade B boiler, infrequent breakdowns 
 

4 Poor More than 15 years old with grade C boiler or worse; occasional 
breakdowns 

5 Awful More than 20 years old with significant faults and regular breakdowns 
 

 

 

 

Condition grade for the plumbing 

Grade Description Definition 

1 Excellent As new 
 

2 Good Less than 10 years old; free from all defects, watertight with no sign of 
leakage 

3 Adequate Less than 20 years old; only minor defects, watertight and no sign of 
leakage 
 

4 Poor More than 20 years old; some significant defects requiring repair, 
occasional leakage 

5 Awful More than 20 years old; significant defects, structurally unsound, 
leakage and/or dampness 

 



Condition grade for the drainage 

Grade Description Definition 

1 Excellent As new connections for foul and surface water to main systems 
 

2 Good Pipes free from defects and no blockages or flooding ever 
 

3 Adequate Pipes free from serious defects; occasional blockages which are easily 
cleared 

4 Poor Pipes have minor defects and suffer regular blockages 
 

5 Awful Pipes have serious defects and create regular problems with blockages 
and/or flooding 

 

 

Condition grade for the communications 

Grade Description Definition 

1 Excellent As new television, telephone and fast broadband 
 

2 Good Television, telephone and broadband installed less than 5 years ago 
 

3 Adequate Television, telephone and broadband installed less than 10 years ago 
 

4 Poor Only telephone and television connections; installed more than 10 
years ago 

5 Awful Television and landline telephone only installed more than 20 years 
ago 

 

 

External 

Condition grade for the garden and boundary fencing 

Grade Description Definition 

1 Excellent Immaculate with secure fencing 
 

2 Good 100% cultivated; weed free and mown lawns; secure fencing 
 

3 Adequate Tidy with mown grass and no litter or dumping; secure fencing 
 

4 Poor Only part tended with litter but no dumping; marginally insecure 
fencing 

5 Awful Untended with litter and dumping; very insecure fencing 
 

 

 

 



Condition grade for the garage 

Grade Description Definition 

1 Excellent As new 
 

2 Good Free from all defects, watertight with no sign of dampness 
 

3 Adequate Only minor defects, watertight and no sign of dampness 
 

4 Poor Some significant defects, occasional leakage or dampness 
 

5 Awful Significant defects, structurally unsound, leakage and/or dampness 
 

 

Management* 

Condition grade for management 

Grade Description Definition 

1 Excellent Experienced management team with defined roles and procedures to 
handle all eventualities, no budgetary constraint 

2 Good Good management with very adequate budget 
 

3 Adequate Average management with adequate budget 
 

4 Poor Poor management with budgetary constraints 
 

5 Awful Very poor management with severe budgetary constraints 
 

 

[* this one is suggested with tongue in cheek] 

  



APPENDIX 2   Performance Grades 

The problem here is trying to bring together the various aspects which have featured in previous 

publications. The suggested performance grades are based on the headings produced earlier: 

 Structure 

 Internal amenities 

 Security (free from crime and nuisance) 

 Safety (free from external risks e.g. flood, fire, storm, landslip, etc.) 

 Energy efficiency 

 Utilities 

 Access 

 Suitability for occupants 

 Estate/block management 

 

Structure 

Performance grade for the Structure and internal safety 

Grade Description Definition 

1 Excellent Free from all Category 1* risks with no history of them ever being 
present 

2 Good Free from all Category 1* risks with no more than one ever being 
present 

3 Adequate Free from all Category 1* risks 
 

4 Poor Free from all  but one Category 1* risk but not presenting immediate 
danger to occupiers 

5 Awful House contains significant Category 1* risks 
 

 

* Category 1 risks include: Serious dampness, excessive heat or cold, pollutants (asbestos, biocides, 

CO, Lead, radiation, and uncombusted gas). 

 

Performance grade for the energy efficiency 

Grade Description Definition 

1 Excellent EPC grade A 
 

2 Good EPC grade B 
 

3 Adequate EPC grade C 
 

4 Poor EPC grade D or E 
 

5 Awful EPC grade F or G 
 



Amenity 

Performance grade for the amenities 

Grade Description Definition 

1 Excellent As new kitchen and bathroom; all in working order 
 

2 Good Modern kitchen and bathroom; all in working order 
 

3 Adequate Modern kitchen and bathroom; with only minor defects 
 

4 Poor Older kitchen and bathroom; with a number of minor defects 
 

5 Awful Older kitchen and bathroom; with a number of serious defects 
 

 

Utilities 

Performance grade for utilities 

Grade Description Definition 

1 Excellent All utilities provide reliable continuous service 
 

2 Good All utilities provide reliable continuous service with only minor notified 
interruptions 

3 Adequate All utilities provide continuous service with occasional minor problems 
 

4 Poor One or more services provide regular but non-serious problems 
  

5 Awful One or more services provide regular serious problems 
 

 

External 

Performance grade for external risks* 

Grade Description Definition 

1 Excellent No reported incidents ever 
 

2 Good Only one reported minor incident in 10 years 
 

3 Adequate No more than three reported minor incidents in 10 years 
 

4 Poor Regular but minor incidents 
 

5 Awful Serious incident involving injury 
 

 

* External risks include: Flood, tsunami, storm, landslide, earthquake and fire. **‘Minor’ would 

usually relate to incidents affecting the outside of the property. ***‘Serious’ would include incidents 

which affect the inside of the property 



Performance grade for access 

Grade Description Definition 

1 Excellent Ground floor access at front and rear, car parking for more than one 
vehicle on site 

2 Good Ground floor access at front and rear, car parking for at least one 
vehicle on site  

3 Adequate Ground floor access at front and rear, car parking nearby 
  

4 Poor Ground floor access at front only, car parking problematical 
  

5 Awful Ground floor access at front and some distance from vehicle access; no 
parking provision nearby 

 

The above grades would apply to traditional housing; different criteria might apply to flats and 

maisonettes. 

Management 

Performance grade for security – crime and nuisance 

Grade Description Definition 

1 Excellent No reported incidents ever 
 

2 Good Only one reported incident in 10 years 
 

3 Adequate No more than three reported incidents in 10 years 
 

4 Poor Regular but minor incidents 
 

5 Awful Regular incidents involving security interventions and/or court actions 
 

 

Performance grade for suitability of property for occupants 

Grade Description Definition 

1 Excellent Each occupant has own bedroom plus one spare 
 

2 Good Each occupant has own bedroom 
 

3 Adequate No ‘overcrowding’ 
 

4 Poor Minor ‘overcrowding’ 
 

5 Awful Serious ‘overcrowding’ 
 

 

‘Overcrowding’ is defined as …………… 

Sheltered accommodation and flats will require different criteria. 



Performance grade for estate or block management* 

Grade Description Definition 

1 Excellent Management have regular contact, no complaints 
 

2 Good Management have regular contact, occasional minor complaints only 
which are speedily dealt with 

3 Adequate Management have regular contact, regular but minor complaints only 
and dealt with efficiently 

4 Poor Contact irregular and regular serious complaints, dealt with 
sporadically 

5 Awful Management unresponsive and complaints not dealt with. 
 

 

[* this one is suggested with tongue in cheek] 

 

  



APPENDIX 3 – ‘A Decent Home’ Standard (Summary of the Definition) 

Introduction 
4.1 The definition of what is a decent home has been updated to reflect the Housing Health and Safety 

Rating System (HHSRS) which replaced the Housing Fitness Standard on 6 April 2006. Landlords 

will find it helpful to refer to the two volumes of statutory guidance on HHSRS1. The general 

principles of application have been expanded as set out in paragraph 4.4 below and paragraphs 4.5 

and 4.6 clarify what properties are covered by the Decent Home standard. A decent home meets the 

following four criteria: 

 

a) It meets the current statutory minimum standard for housing 

 
4.2 Dwellings which fail to meet this criterion are those containing one or more hazards assessed as 

serious (‘Category 1’) under the HHSRS. [APPENDIX 6] 

 

b) It is in a reasonable state of repair 
 

4.3 Dwellings which fail to meet this criterion are those where either: 

 

one or more of the key building components are old and, because of their condition, need replacing 

or major repair; or 

 

two or more of the other building components are old and, because of their condition, need 

replacing or major repair. 

 

c) It has reasonably modern facilities and services 
 

4.4 Dwellings which fail to meet this criterion are those which lack three or more of the following: 

 

a reasonably modern kitchen (20 years old or less); 

a kitchen with adequate space and layout; 

a reasonably modern bathroom (30 years old or less); 

an appropriately located bathroom and WC; 

adequate insulation against external noise (where external noise is a problem); and 

adequate size and layout of common areas for blocks of flats. 

4.5 A home lacking two or fewer of the above is still classed as decent, therefore it is not necessary to 

modernise kitchens and bathrooms if a home meets the remaining criteria. 

 

d) It provides a reasonable degree of thermal comfort 
 

4.6 This criterion requires dwellings to have both effective insulation and efficient heating. It should 

be noted that, whilst dwellings meeting criteria b, c and d are likely also to meet criterion a, some 

Category 1 hazards may remain to be addressed. For example, a dwelling meeting criterion d may still 

contain a Category 1 damp or cold hazard. 

 

General principles of application 

 
4.7 When applying the Decent Home standard, social landlords should consider the wider mixed 

communities schemes and regeneration programmes, and follow environmental sustainability 

objectives and the Buildings Regulations. Social landlords should bear in mind the following. More 

detailed advice on implementing the standard is given in Section 6: 

 



Decent homes must be sustainable in the long-term. Decisions on which homes to invest in must be 

made in the context of the long term demand for the stock. Decent Homes work should not be 

undertaken in isolation from wider mixed-communities schemes and regeneration programmes; 

 

It is a minimum standard that all social housing should meet by 2010 or other renegotiated 

deadline and which can be measured consistently across all social housing stock; 

 

It is a standard that triggers action, not one to which work is necessarily carried out; 

 

Landlords are not expected to make a home decent if this is against a tenant’s wishes as work can 

be undertaken when the dwelling is next void (see paragraph 6.11). For reporting purposes, these 

properties are not counted as non-decent until they are void; 

 

Landlords should have regard to Government environmental sustainability objectives in specifying 

and designing works and components in maintenance programmes; 

 

Landlords must comply with the current Building Regulations, guidance for which is available on 

the DCLG website2, when carrying out works to which they apply, and in general should use the 

Regulations as a guide as far as possible; 

 

Landlords are not expected to carry out only that work which contributes to making homes decent. 

Other factors may be considered: 

 
– Building components may fail early [prematurely]; typically these should be dealt with on a responsive basis; 

– Environmental and security works, which are not included in the decent home standard but which contribute 

to creating and sustaining the quality of local environments, may be considered high priority in some areas; and 

– Landlords may also wish to consider which relevant Lifetime Home Standards are appropriate when carrying 

out work to properties, and whether the work to be undertaken can be modified to help meet the needs of people 

with disabilities. 

 

What types of property are covered by the standard? 
 

4.8 The standard applies to all social housing – except leasehold and shared ownership properties. 

Social housing includes sheltered housing and non-self contained or supported housing. The Standard 

does not apply to Care Homes providing nursing care and regulated by the Commission for Social 

Care. Social housing in the RSL sector is defined in the guidance notes to the Regulatory and 

Statistical Return (RSR). 

 

4.9 Although leasehold and shared ownership properties are excluded from the social sector side of 

the target, they can be included as part of the private sector if the properties are occupied by 

vulnerable people. Landlords may also choose to include certain properties in the work programme 

due to special circumstances. 

 

Property managed or owned by community-based and tenant-led groups 

 
4.10 The Government wishes to encourage local authority tenants to explore future options for the 

ownership and management of their homes. 

 

4.11 As the standard applies to all social housing, it will apply to property managed by another social 

landlord such as a tenant-led RSL, a Community Gateway Association (CGA) or a Community Land 

Trust. A CGA is a type of not-for-profit organisation that can be used to manage the stock or take 

ownership of it as an RSL. A Community Land Trust (CLT) is a model for the mutual ownership of 

land. The local authority could pass land or housing to a CLT that could in turn use the asset to 

generate income and would need to enter into an arrangement with a RSL. ALMOs and PFI schemes 

do not involve a change of landlord.  



APPENDIX 4 - A Decent Home (Detailed Definition) 

 

5.1 This section gives detailed definitions of each of the four criteria that make up the Decent Home 

standard. Social landlords and local housing authorities may deliver housing above this standard but 

to ensure at least a minimum standard across all housing a common classification is needed to set and 

monitor the national target. 

 

5.2 The HHSRS replaces the fitness standard as the statutory element of the Decent Home Standard. It 

must be incorporated in housing stock condition surveys. Information on the components of the 

HHSRS and how they can be measured have been in the public domain since August 2000. 

 

5.3 If social landlords follow the guidance set out in the Department’s Collecting, Managing and 

Using Housing Stock Information, they should have the information required to help identify 

dwellings in their stock which are likely to contain category 1 hazards. Further guidance on local 

measurement against each criterion, primarily through a stock condition survey, is available in Decent 

Homes: Capturing the Standard at the Local Level.4 

 

Criterion A: It meets the current statutory minimum standard for housing 

 
5.4 With the implementation of Part 1 of the Housing Act 2004 on 6 April 2006, HHSRS replaces the 

Housing Fitness Standard as the first criterion of the Decent Homes standard. HHSRS is a risk 

assessment procedure and does not set a standard. 

 

5.5 To be decent, a dwelling should be free of category 1 hazards, and the existence of such hazards 

should be a trigger for remedial action unless practical steps cannot be taken without disproportionate 

expense or disruption. Landlords should consider the circumstances very carefully in the interests of 

the occupiers of the dwelling before concluding that a hazard cannot be dealt with effectively, and in 

such cases should ensure that the occupiers are fully aware of the position. 

 

Criterion B: It is in a reasonable state of repair 

 
5.6 A dwelling satisfies this criterion unless: 

 

one or more key building components are old and, because of their condition need replacing or 

major repair; or  

two or more other building components are old and, because of their condition need replacing or 

major repair. 

 

5.7 A building component can only fail to satisfy this criterion by being old and requiring replacing or 

repair. A component cannot fail this criterion based on age alone. 

 

Building components 

 
5.8 Building components are the structural parts of a dwelling (e.g. wall structure, roof structure), 

other external elements (e.g. roof covering, chimneys) and internal services and amenities (e.g. 

kitchens, heating systems). A full list of building components is given in Annex A of this guidance. 

Key building components are those which, if in poor condition, could have an immediate impact on 

the integrity of the building and cause further deterioration in other components. They are the external 

components plus internal components that have potential safety implications and include: 

 

external walls; 

roof structure and covering; 

windows/doors; 

chimneys; 



central heating boilers; 

gas fires; 

storage heaters; 

plumbing; and 

electrics. 

 

5.9 Lifts are not considered to be a key component unless the lift or the lift shafts have a direct effect 

upon the integrity of the building. 

 

5.10 If any of these components are old and need replacing, or require immediate major repair, then 

the dwelling is not in a reasonable state of repair and remedial action is required. 

 

5.11 Other building components are those that have a less immediate impact on the integrity of the 

dwelling. Their combined effect is therefore considered, with a dwelling not in a reasonable state of 

repair if two or more are old and need replacing or require immediate major repair. 

 

Old and in poor condition 

 
5.12 A component is defined as ‘old’ if it is older than its standard lifetime. Components are in poor 

condition if they need major work, either full replacement or major repair. The definitions used for 

different components are at Annex A. 

 

5.13 One or more key components, or two or more other components, must be both old and in poor 

condition to render the dwelling non-decent on grounds of disrepair. Components that are old but in 

good condition or in poor condition but not old would not, in themselves, cause the dwelling to fail 

the standard. 

 

5.14 A building component which requires replacing before it reaches its expected lifetime has failed 

early. Under the terms of the definition, this early failure does not render the dwelling non-decent but 

should be dealt with by the landlord, typically on a responsive basis. 

 

5.15 The disrepair criterion is set in such a way that it helps plan future investment needs. Landlords 

are more likely to be able to predict component failure after the component has reached a certain age 

than predicting early failures. 

 

5.16 Where the disrepair is of a component affecting a block of flats the flats that are classed 

as non-decent are those directly affected by the disrepair. 

 

Criterion C: It has reasonably modern facilities and services 

 
5.17 A dwelling is considered not to meet this criterion if it lacks three or more of the following 

facilities: 

 

a kitchen which is 20 years old or less; 

a kitchen with adequate space and layout; 

a bathroom which is 30 years old or less; 

an appropriately located bathroom and WC; 

adequate external noise insulation; and 

adequate size and layout of common entrance areas for blocks of flats. 

 

5.18 The ages used to define the ‘modern’ kitchen and bathroom are less than those for the disrepair 

criterion. This is to take account of the modernity of kitchens and bathrooms, as well as their 

functionality and condition. This principle was agreed with local authority representatives during the 



consultation on the formulation of the MRA allocations. This allows for dwellings to be improved to a 

more modern standard than would simply be achieved by applying the disrepair criterion. 

 

5.19 These standards are used to calculate the national standard and have been measured in the 

English House Condition Survey (EHCS) for many years. For example, in the EHCS: 

 

A kitchen failing on adequate space and layout would be one that was too small to contain all the 

required items (sink, cupboards cooker space, worktops etc) appropriate to the size of the dwelling; 

 

An inappropriately located bathroom and WC is one where the main bathroom or WC is located in 

a bedroom or accessed through a bedroom (unless the bedroom is not used or the dwelling is for a 

single person). A dwelling would also fail if the main WC is external or located on a different floor to 

the nearest wash hand basin, or if a WC without a wash hand basin opens on to a kitchen in an 

inappropriate area, for example next to the food preparation area; 

 

Inadequate insulation from external airborne noise would be where there are problems with, for 

example, traffic (rail, road and aeroplanes) or factory noise. Landlords should ensure reasonable 

insulation from these problems through installation of appropriate acoustic glazing in line with the 

current Building Regulations; and 

 

Inadequate size and layout of common entrance areas for blocks of flats would be one with 

insufficient room to manoeuvre easily for example where there are narrow access ways with awkward 

corners and turnings, steep staircases, inadequate landings, absence of handrails, low headroom etc. 

 

5.20 Landlords may work to different detailed standards than those set out above. In some instances 

there may be factors which may make the improvements required to meet the Decent Homes 

standards’ challenging, or impossible, factors such as physical or planning restrictions. Where such 

limiting factors occur the property should be assessed to determine the most satisfactory course of 

action in consultation with the relevant body or agency so as to determine the best solution. The 

outcome may determine that some improvements may be possible even if all are not. A dwelling 

would not fail this criterion, where it is impossible to make the required improvements to 

components for physical or planning reasons. 

 

5.21 Local authorities must consider how Decent Homes feeds into wider regeneration strategies such 

as Market Renewal Pathfinder schemes; it may not be necessary to make homes decent when 

demolition and new build may be more appropriate. At national level, planning policy guidance 

makes clear that when undertaking such schemes, a range of factors must be considered including 

Decent Homes. National planning policy guidance for housing are set out in:  

 

Planning Policy Guidance (PPG) Note 3: Housing [published in 2000]; and 

 

Draft Planning Policy Statement (PPS) 3: Housing [published in December 2005 and public 

consultation closed on 27 February 2006. Once finalised, it will replace PPG3] 

 

5.22 Good practice indicates that a clear logical process, which involves all the parties, is the best way 

of taking a development forward. Important factors in this are early involvement of other departments 

within the local authority e.g. planners, legal etc; adherence to planning procedures; partnership 

working with tenants and other stakeholders; and ensuring awareness of other issues that may impact 

on delivery e.g. conservation areas. 

 

 

 

 

 

 



Criterion D: It provides a reasonable degree of thermal comfort 

 
5.23 The revised definition requires a dwelling to have both efficient heating; and effective insulation. 

Efficient heating is defined as any gas or oil programmable central heating; or 

 

electric storage heaters; or 

warm air systems; or 

underfloor systems; or 

programmable LPG/solid fuel central heating; or 

similarly efficient heating systems which are developed in the future. 

 

5.24 The primary heating system must have a distribution system sufficient to provide heat to two or 

more rooms of the home. There may be storage heaters in two or more rooms, or other heaters that use 

the same fuel in two or more rooms. Even if the central heating system covers most of the house 

making a dwelling decent, under the HHSRS a landlord must be sure that the home is warm enough 

for the occupant. 

 

5.25 Heating sources which provide less energy efficient options fail the Decent Homes standard. 

Programmable heating is where the timing and the temperature of the heating can be controlled by the 

occupants. However this is not a requirement in supported housing or housing for older persons where 

it is necessary for health and safety reasons for landlords to ensure adequate levels of heating are 

maintained. 

 

5.26 Because of the differences in efficiency between gas/oil heating systems and the other heating 

systems listed, the level of insulation that is appropriate also differs: 

 

For dwellings with gas/oil programmable heating, cavity wall insulation (if there are cavity walls 

that can be insulated effectively) or at least 50mm loft insulation (if there is loft space) is an effective 

package of insulation; and 

 

For dwellings heated by electric storage heaters/LPG/programmable solid fuel central heating a 

higher specification of insulation is required: at least 200mm of loft insulation (if there is a loft) and 

cavity wall insulation (if there are cavity walls that can be insulated effectively). 

 

5.27 A SAP rating of less than 35 (using the 2001 SAP methodology) has been established as a proxy 

for the likely presence of a Category 1 hazard from excess cold. From April 2007, local authorities 

will report energy efficiency using the new 2005 methodology5. 

 

5.28 Loft insulation thickness of 50mm is a minimum designed to trigger action on the worst housing. 

Where insulation is being fitted, landlords should take the opportunity to improve the energy 

efficiency and install insulation to a much greater depth. 

 

5.29 The Government is considering the most effective means of improving the energy efficiency of 

‘hard to treat’ homes where the construction may preclude the installation of traditional cost-effective 

insulation measures. This is being considered in the wider context of progress against the UK Fuel 

Poverty Strategy. More information on dealing with hard to treat properties and best practice guidance 

is available from the Energy Savings Trust website6. 

 

5.30 Where new heating systems are being installed or existing system replaced, landlords should take 

the opportunity to increase the energy efficiency of the dwelling if possible. This would be achieved 

through installing energy efficient boilers where possible. Energy efficient boilers are those with a 

SEDBUK A-C rating. Where this is not possible, cavity walls should be insulated where feasible. 

 



5.31 If new heating or insulation is being installed, it is important that steps are taken to ensure the 

dwelling is adequately ventilated. 

 

5.32 Specific programmes are now in place which provide additional resources to carry out energy 

efficiency programmes. These are: 

 

The Energy Efficiency Commitment (EEC): This requires electricity and gas suppliers to meet 

targets for the promotion of improvements in domestic energy efficiency. They do this by 

encouraging and assisting domestic consumers (in both private and public sectors) to take up energy 

efficiency measures. Further information can be found on the DEFRA web site8. 

 

Warm Front: This scheme tackles fuel poverty among vulnerable households in the private rented 

and owner occupied sectors. The scheme provides grants for packages of insulation and heating 

improvements, including central heating systems, for eligible households. Further information can be 

found on the DEFRA web site9. 

 

Transco’s Affordable Warmth Programme: This programme has introduced Affordable Warmth 

leases targeted at RSLs and LAs. These leases make the installation of high efficiency gas central 

heating and energy efficiency measures more financially attractive for both landlords and tenants. 
 

  



APPENDIX 5 - Asset Lives (from the Decent Homes standard) 

Table 1 shows the component lifetimes within the disrepair criterion to assess whether the building 

components are ‘old’. These are used to construct the national estimates of the number of dwellings 

that are decent and those that fail. These lifetimes are those considered appropriate for use in planning 

for newly arising renewal works for social landlords. They are the same as those used to calculate the 

MRA which were agreed following consultation in November 1999. Landlords will wish to consider 

whether these lifetimes are appropriate within their own stock for predicting the age at which the 

component ceases to function effectively. 

 

 

Building components Houses and 

bungalows 

All flats in blocks less 

than six stories 

All flats in blocks of 

six or more stories 

Wall structure 80 80 80 

Lintels* 60 60 60 

Brickwork (spalling) 30 30 30 

Wall finish 60 60 30 

Roof structure 50 30 30 

Roof finish* 50 30 30 

Chimney* 50 50 N/A 

Windows* 40 30 30 

External doors* 40 30 30 

Kitchen 30 30 30 

Bathrooms 40 40 40 

Central heating boiler* 15 15 15 

Central heating system 40 40 40 

Other heating* 30 30 30 

Electrical systems* 30 30 30 

 
  



APPENDIX 6 – Hazard Profiles 
 

The list which follows is taken from ‘Housing Health and Safety Rating System’, published online by 

the Office of the Deputy Prime Minister, Feb 2006. It forms the basis of a system to score risks 

associated with social housing (or any other set of buildings for that matter). It could be used to 

develop performance grades based on levels of service however it would seem to be sufficient (and 

less onerous) to simply check that all of the relevant issues have been included in the grading 

system. 

PHYSIOLOGICAL REQUIREMENTS 
 
Hygrothermal Conditions 

 Damp and mould growth 

 Excess cold 

 Excess heat 

 

Pollutants (non-microbial) 

 Asbestos (and MMF) 

 Biocides 

 Carbon Monoxide and fuel combustion products 

 Lead 

 Radiation 

 Uncombusted fuel gas 

 Volatile Organic Compounds 

 

PSYCHOLOGICAL REQUIREMENTS 
 
Space, Security, Light and Noise 

 Crowding and space 

 Entry by intruders 

 Lighting 

 Noise 

 

PROTECTION AGAINST INFECTION 
 
Hygiene, Sanitation and Water Supply 

 Domestic hygiene, Pests and Refuse 

 Food safety 

 Personal hygiene, Sanitation and Drainage 

 Water supply 

 

PROTECTION AGAINST ACCIDENTS 
 
Falls 

 Falls associated with baths etc 

 Falling on level surfaces etc 

 Falling on stairs etc 

 Falling between levels 

 

Electric Shocks, Fires, Burns and Scalds 

 Electrical hazards 

 Fire 



 Flames, hot surfaces etc 

 

Collisions, Cuts and Strains 

 Collision and entrapment 

 Explosions 

 Position and operability of amenities etc 

 Structural collapse and falling elements 

 

  



APPENDIX 7 Outline of an Asset Management Strategy for Social Housing 
 

Writing a strategy from scratch is a daunting prospect, however, if presented with an example or a 

draft structure, the task immediately seems more manageable. The National Housing Federation 

produce a booklet: ‘Asset management repairs and maintenance for board members’, October 2011 

and this contains an appendix which suggests a possible contents list. Whilst the list can be criticised, 

the topics are useful as an ‘aide memoire’, if rather long and somewhat repetitive. In perusing this 

list, it becomes clear that Housing Managers consider ‘Asset Management’ to include all aspects of 

the management of the stock unlike most other businesses which confine its realm to capital 

refurbishment and replacement. 

Based on this listing, a proposed structure for a comprehensive Asset Management Strategy is 

shown below: 

Executive Summary 

The Executive Summary should either be written in the name of the senior politician responsible for 

housing or there should be a short statement endorsing the report by them. 

The Summary should take up no more than two pages and should refer, in outline, to each of the 

main headings as well as highlighting particular problems and their proposed solutions. It may 

conclude with a few facts about the likely investment and the commitment for the future. 

Introduction 

The introduction should say why the report is being written, hence why a strategy is being produced. 

It may explain the main components of the strategy, referring briefly to stakeholder involvement, 

regulation and the review process, especially if this is not the first report on the subject. 

Background 

The background will refer to the regional and local housing situation, putting the subject of social 

housing into context with owner occupied property and other organisations which rent out property 

in the area. The local market and demand for rented property are key points. 

The need for asset management should be emphasised using the value of the stock to make the 

point. 

Housing Strategy and the Corporate Plan 

Presumably, a Corporate (or Business) Plan for the whole business is already in existence. The 

relationship between the Housing Strategy and the Corporate Plan should be explained (that the 

Housing Strategy is a Business Plan for the Department?). This may include reference to Vision and 

Mission Statements for the whole organisation and for the department. Reference should be made 

to regulatory standards especially if published, such as the ‘Decent Homes’ standard. Reference may 

also be made to levels of customer satisfaction. 



Some explanation of the short-term (revenue) functions of operation and maintenance may be 

made in order to differentiate it from the (capital) Asset Management Plan. 

The Existing Situation 

Before explaining what needs to be done there should be a description of the existing stock, which 

may be based on the inventory used for the Asset Management Plan. Tables are more useful than 

text. 

Gap Analysis 

The demand is described, preferably in a similar form to that used to describe the existing stock. This 

can then be used to define the gap between the demand and the existing supply. The difference is 

the gap which has to be addressed. Deficiencies can be addressed under sub-headings: 

 Repairs 

 Refurbishment 

 Demolition 

 New build 

Investment Programme 

The investment programme is based on targets, i.e. specified needs which have to be met by a 

certain date. Some linkage between the demand/gap/target/project chain-of-events is useful. 

Explanation of the constituent schemes is also appreciated. 

Clarity is crucial; therefore, it is important to differentiate between types of project in the 

investment programme.  

 Those projects which are underway or about to start need detailed plans over the next year 

or two to enable financial control to be exerted.  

 The main programme will normally be over five years exhibiting the stage of approval of 

each project which has a firm timescale 

 A long term programme (normally over 25 years) is also needed to show the expenditure 

profile which emerges from the Asset Management Plan. 

Conclusions and Recommendations 

Conclusions and recommendations are useful in summarising what is happening and identifying 

important issues which remain to be addressed. 

APPENDICES to the STRATEGY 

Regulation 

Précis of relevant current regulations. 

Decent Homes Standard and Progress Towards It 

Summary of the requirements of the Government’s Decent Homes Standard. 



Resident Satisfaction 

Results of the last resident satisfaction survey. 

Energy Efficiency 

Progress with targets and work programmed to be done. 

Summary of the Condition and Performance Surveys 

Summary tables showing how many properties are in each grade by type and area/estate. 

Exceptional and Other Properties 

List of unusual properties looked after by the organisation. 

Investment Programme Summary 

Short term, five year and 25 year programmes. 

Valuation of the Stock by Category 

Include replacement costs and current asset value from the AMP. 

Management Structure 

A diagram showing the structure of the responsible department and contact details. 

 

Links 

It had been intended that there would be a list of links to good examples of asset management 

strategies or systems for housing. Whilst there are numerous examples on Google, none appear to 

be based on a logical grading system within an overall plan. A short perusal will confirm that 

confusion reigns. 

The UK Governments strategy, underwritten by DC and NC, is all about new build; it hardly mentions 

the condition/performance of the existing stock and the need to maintain it! 

 


